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amendments to certified LCPs (Coastal Act Section 30514, California Code of Regulations 13551 
through 13553).  

The proposed amendment affects the LUP and IP components of the City of Santa Cruz LCP.  The 
standard of review for land use plan amendments is that they must be consistent with the Chapter 3 
policies of the Coastal Act.  The standard of review for implementation amendments is that they must be 
consistent with and adequate to carry out the policies of the certified coastal land use plan. 

ADDITIONAL INFORMATION 

Further information on the submittal may be obtained from Susan Craig at the Central Coast District 
Office of the Coastal Commission at 725 Front Street, Suite 300, Santa Cruz, CA 95060, (831) 427-4863.  
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I. STAFF RECOMMENDATION: MOTIONS AND RESOLUTIONS 
Staff recommends adoption of the following resolutions:  

Resolution I.   (Resolution to approve City of Santa Cruz Land Use Plan Major Amendment No. 2-
03 as submitted)  

Staff recommends a NO vote on the motion below.  Failure of this motion will result in denial of the land 
use plan amendment component as submitted and adoption of the following resolution and findings.  The 
motion passes only upon an affirmative vote of a majority of the appointed Commissioners.   
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Motion #1: I move that the Commission certify Major Amendment No. 2-03 to the City of Santa 
Cruz Land Use Plan as submitted by the City. 

Resolution to Deny: The Commission hereby denies certification of Major Amendment No. 2-03 
to the land use plan of the City of Santa Cruz as submitted and adopts the findings set forth below 
on the grounds that the amendment component, as submitted, does not conform with the policies 
of Chapter 3 of the Coastal Act.  Certification of the land use plan would not meet the 
requirements of the California Environmental Quality Act, as there are feasible alternatives and 
mitigation measures that would substantially lessen the significant adverse impacts on the 
environment that will result from certification of the land use plan as submitted. 

Resolution II.   (Resolution to approve City of Santa Cruz Land Use Plan Major Amendment No. 2-
03, if modified)  

Staff recommends a YES vote on the motion below.  Passage of this motion will result in certification of 
the land use plan amendment with the suggested modifications and adoption of the following resolution 
and findings. The motion to certify with the suggested modifications passes only upon an affirmative 
vote of a majority of the appointed Commissioners. 

Motion #2: I move that the Commission certify Major Amendment No. 2-03 to the City of Santa 
Cruz Land Use Plan, if modified as suggested by modifications #1-3 in this staff report. 

Resolution to approve: The Commission hereby certifies Major Amendment No. 2-03 to the land 
use plan of the City of Santa Cruz if modified according to the suggested modifications and 
adopts the findings set forth below on grounds that the land use plan amendment with the 
suggested modifications will meet the requirements of and be in conformity with the policies of 
Chapter 3 of the Coastal Act.  Certification of the land use plan amendment if modified as 
suggested complies with the California Environmental Quality Act because either 1) feasible 
mitigation measures and/or alternatives have been incorporated to substantially lessen any 
significant adverse effects of the plan on the environment, or 2) there are no further feasible 
alternatives and mitigation measures that would substantially lessen any significant adverse 
impacts that the land use plan amendment may have on the environment that will result from 
certification of the land use plan if modified. 

 

Resolution III.  (Resolution to approve City of Santa Cruz Implementation Plan Major 
Amendment No. 2-03 as submitted) 

Staff recommends a NO vote on the motion below.  Failure of this motion will result in certification of 
the Implementation Plan amendment as submitted and the adoption of the following resolution and 
findings. The motion passes only by an affirmative vote of a majority of the Commissioners present. 

Motion. I move that the Commission reject Major Amendment #2-03 to the City of Santa Cruz 
Local Coastal Program Implementation Plan as submitted. 

California Coastal Commission 
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Resolution to approve. The Commission hereby certifies Major Amendment #2-03 to the 
Implementation Plan of the City of Santa Cruz Local Coastal Program as submitted, and adopts 
the findings set forth below on grounds that the Implementation Plan, as submitted, is in 
conformity with the certified Land Use Plan. Certification of the Implementation Plan amendment 
meets the requirements of the California Environmental Quality Act because either 1) feasible 
alternatives and mitigation measures have been incorporated to substantially lessen any 
significant adverse effects of the Implementation Plan on the environment, or 2) there are no 
further feasible alternatives or mitigation measures that would substantially lessen any 
significant adverse impacts on the environment that will result from certification of the 
Implementation Plan amendment. 

 

II. SUGGESTED MODIFICATIONS 
The Commission hereby suggests the following changes to the proposed Local Coastal Program 
amendments, which are necessary to make the requisite findings.  If the local government accepts the 
suggested modifications within six months of Commission action, by formal resolution of the City 
Council, the corresponding amendment portion will become effective upon Commission concurrence 
with the Executive Director finding that this has been properly accomplished. 

Note: The suggested modifications are shown by deleting existing text with strikethrough and adding 
text with underline. 
 

Modification #1 

Add Tables 5 & 6 from the Lower San Lorenzo River & Lagoon Management Plan, as shown in Exhibit 
3 of this staff report, to the San Lorenzo Urban River Plan. 

Modification #2 

Add Figure 12 from the Lower San Lorenzo River & Lagoon Management Plan, as shown in Exhibit 4 of 
this staff report, to the San Lorenzo Urban River Plan. 

Modification #3 

Add Operations and Maintenance Policy OM-12 as follows: 

Annually prepare specific procedures for the current year that outline vegetation and sediment 
management prescriptions by applying adaptive management principles, subject to direction by 
appropriate regulatory agencies.  Tables 5 and 6 of the Lower San Lorenzo River & Lagoon Management 
Plan demonstrate recommendations for management. 

III. FINDINGS AND DECLARATIONS 
The Commission finds and declares as follows: 

California Coastal Commission 
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A. San Lorenzo Urban River Plan 
The following sections of the Coastal Act provide for the protection of coastal waters: 

30230. Marine resources shall be maintained, enhanced, and where feasible, restored. Special 
protection shall be given to areas and species of special biological or economic significance. 
Uses of the marine environment shall be carried out in a manner that will sustain the biological 
productivity of coastal waters and that will maintain healthy populations of all species of marine 
organisms adequate for long-term commercial, recreational, scientific, and educational purposes.  

30231. The biological productivity and the quality of coastal waters, streams, wetlands, estuaries, 
and lakes appropriate to maintain optimum populations of marine organisms and for the 
protection of human health shall be maintained and, where feasible, restored through, among 
other means, minimizing adverse effects of waste water discharges and entrainment, controlling 
runoff, preventing depletion of ground water supplies and substantial interference with surface 
water flow, encouraging waste water reclamation, maintaining natural vegetation buffer areas 
that protect riparian habitats, and minimizing alteration of natural streams. 

The following sections of the Coastal Act provide protection of public access and recreation: 

30210. In carrying out the requirement of Section 4 of Article X of the California Constitution, 
maximum access, which shall be conspicuously posted, and recreational opportunities shall be 
provided for all the people consistent with public safety needs and the need to protect public 
rights, rights of private property owners, and natural resource areas from overuse. 

30212.5. Wherever appropriate and feasible, public facilities, including parking areas or 
facilities, shall be distributed throughout an area so as to mitigate against the impacts, social and 
otherwise, of overcrowding or overuse by the public of any single area. 

30223. Upland areas necessary to support coastal recreational uses shall be reserved for such 
uses, where feasible. 

30213 (in part). Lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided. Developments providing public recreational opportunities are 
preferred. 

Section 30253 of the Coastal Act provides for protection of special communities and states, in part: 

30253. New development shall: 5) Where appropriate, protect special communities and 
neighborhoods which, because of their unique characteristics, are popular visitor destination 
points for recreational uses. 

The San Lorenzo River (River) runs through the City of Santa Cruz, essentially dividing the City in half.  
The River is a key element in defining the City’s sense of place and community.  The lower 2.2-mile 
reach (a portion of which is in the Coastal Zone) was channelized by the construction of levees, dredging 
of the riverbed, and clearing of vegetation in 1958 for flood control purposes.  The San Lorenzo River 
Enhancement and Design Plan, certified in 1989, was developed to enhance and restore riparian habitat 

California Coastal Commission 
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along the River within the constraints of providing flood protection, as well as to provide specific public 
improvements regarding public access, recreation, and design guidelines for redevelopment opportunity 
areas surrounding the River. 

The proposed San Lorenzo Urban River Plan would completely replace the certified policies of the San 
Lorenzo River Enhancement and Design Plan with updated policies (see Exhibit 1 for the full text of the 
amendment – all policies effective in the coastal zone are noted with a “wave” symbol).  This is 
necessary because since adoption of the original Plan in 1989 there have been a number of changes that 
have significantly altered both the landscape and the management needs of the San Lorenzo River, 
including: 1) the initiation of the U.S. Army Corps of Engineers’ flood control improvement project 
(which began in 1999 and is scheduled for completion in 2004); 2) the listing of the steelhead trout and 
coho salmon as federally threatened species and the federal designation of the San Lorenzo River as 
critical habitat for these species, and; 3) reconstruction of much of the damaged infrastructure along the 
River due to the 1989 Loma Prieta earthquake, which alleviated some longstanding problems along the 
river (e.g., by increasing flood capacity by raising four of the City’s bridges), while creating new 
problems, such as the destruction of much of the vegetation on the banks of the river lagoon when the 
levee was reinforced with riprap. 

The proposed San Lorenzo Urban River Plan contains updated goals and objectives for a variety of 
public access and recreation improvements, including trail improvements for bicyclists and pedestrians 
and enhancements for wildlife viewing activities.  The Plan also promotes river-oriented development to 
promote the River as an amenity to downtown Santa Cruz and to encourage appropriate uses, scale, and 
orientation in adjacent areas.  In addition, the Plan provides goals for habitat and water quality 
enhancement.  These goals and objectives provide for the enhancement and management of the River as a 
functioning riparian corridor to increase the abundance and diversity of all native plant and animal 
species found in and along the River.  The submitted Plan, however, does not contain an equivalent to 
Table ASP-17 (see Exhibit 2) of the currently certified plan regarding flood control maintenance 
guidelines.  The Lower San Lorenzo River & Lagoon Management Plan, which is the document upon 
which the proposed policies are based, contains a table entitled “Recommended Vegetation Thinning 
Prescriptions by Reach” and a table entitled “Recommended Sediment Management Prescriptions by 
Reach (see Exhibit #3).  These tables specify the allowable activities that may be undertaken along the 
River to ensure maintenance of flood control capacity and public safety consistent with protection of the 
River ecosystem.  Modification #1 incorporates these tables into the San Lorenzo Urban River Plan.  In 
addition, Modification #2 incorporates Figure 12 from the Lower San Lorenzo River & Lagoon 
Management Plan into the proposed San Lorenzo Urban River Plan (see Exhibit #4).  This figure is 
necessary because it describes the locations of the different reaches that are referenced in the two tables 
and in some of the proposed policies.  Modification #3 adds a new Operations and Management policy 
to provide for adaptive vegetative and sediment management on a year-to-year basis, subject to direction 
by appropriate regulatory agencies.  This policy will provide the necessary flexibility in the Plan to 
undertake yearly flood control management while allowing for the incorporation of new management 
standards as they arise.  With these modifications, the proposed Land Use Plan amendment is consistent 
with the public access, recreation, water quality, habitat protection, and community character policies of 
the Coastal Act. 

California Coastal Commission 
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B. Accessory Dwelling Units 
The following City of Santa Cruz LCP policies encourage creative infill residential development: 

Community Design Policy 1.1: Infill and intensify land uses consistent with existing 
neighborhood or commercial district patterns in developed areas currently served by municipal 
services. 

Community Design Policy 1.1.1: Focus development in the Central Core, and along arterial and 
mass transit corridors. 

Community Design Policy 1.1.2: Develop design criteria to ensure compatibility of infill 
development with existing neighborhoods and proposed development patterns (including 
intensities and land uses). 

Land Use Policy 5.3: Provide for high-density development and mixed uses, where appropriate, 
as well as transit- and pedestrian-oriented land use patterns to reduce dependence on the 
automobile and support the use of mass transit and other alternative transportation modes. 

The City proposes to amend the Zoning Ordinance to provide compliance with State Law AB 1866, 
which addresses a number of housing issues, including a change to the law regarding local jurisdictions’ 
review of second unit applications.  State Law AB 1866 prohibits the City from requiring a public 
hearing for second units and essentially requires the City to issue only ministerial permits (building 
permits) for second unit applications filed after July 1, 2003.  State Law AB 1866 also requires 
consistency with the Coastal Act. 

Currently the majority of the regulations regarding accessory dwelling units are found in the Affordable 
Housing Provisions (Chapter 24.16, Part 2) of the City’s Zoning Ordinance.  This chapter, which 
includes design and development standards for accessory dwelling units, is not part of the certified LCP.  
Thus the majority of changes to the Zoning Ordinance required by AB 1866 do not require an LCP 
amendment. 

The proposed amendment, however, does modify the certified Zoning Ordinance to add accessory 
dwelling units as a principal permitted use in the six residential zoning districts where ADUs have 
historically been allowed (previously ADUs required an administrative use permit).  In addition, the 
proposed amendment clarifies that, as a principal permitted use, accessory dwelling units are subject to 
the provisions of (uncertified) Chapter 24.16, Part 2, except that ADUs are not subject to approval of a 
design permit.  Additionally, the proposed amendment removes the public hearing requirement regarding 
coastal permits for ADUs (see Exhibit 5 for the full text of the amendment).  These changes are all 
required pursuant to State Law AB 1866. 

Although the proposed amendment would remove the coastal hearing requirement for ADUs, owners of 
neighboring properties of a proposed ADU will continue to receive notification of the pending permit 
application and a posting notice at the proposed project site will continue to be required.  In addition, 
local approval of ADUs within the Coastal Commission’s appeal jurisdiction will continue to be 
appealable to the Coastal Commission after all local appeals have been exhausted.   

California Coastal Commission 
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The proposed amendment also removes the covered parking requirement for the primary residence and 
the accessory dwelling unit on a parcel.  One on-site parking space, however, is required for each 
bedroom in the ADU, in addition to the required on-site parking for the primary residence.  Thus the 
proposed amendment continues to protect on-street parking for general public use. 

The Community Design and Land Use policies of the City of Santa Cruz LCP encourage infill 
development in existing City neighborhoods.  The proposed amendment provides for allowing infill 
ADU development as a principally permitted use in neighborhoods where ADUs have historically been 
allowed, consistent with these policies.  Staff recommends approval of the amendment as submitted.  

C. Downtown Recovery Plan 
Applicable City of Santa Cruz LCP design and development policies regarding the City’s Downtown 
include: 

Community Design Policy 1.1: Infill and intensify land uses consistent with existing 
neighborhood or commercial district patterns in developed areas currently served by municipal 
services. 

Community Design Policy 1.1.1: Focus development in the Central Core, and along arterial and 
mass transit corridors. 

Land Use Policy 2.6.3: Prioritize development of high-density mixed residential and commercial 
development in the City’s Downtown Central Business District… 

Land Use Policy 2.9.1: Identify areas where mixed-use development opportunities exist and 
develop appropriate guidelines and incentives to encourage that type of development. 

Land Use Policy 5.3: Provide for high-density development and mixed uses, where appropriate, 
as well as transit- and pedestrian-oriented land use patterns to reduce dependence on the 
automobile and support the use of mass transit and other alternative transportation modes. 

The City of Santa Cruz is proposing to amend Chapter 4 of its Downtown Recovery Plan (DRP), which is 
incorporated into the Zoning Ordinance by reference.  The DRP was developed after the 1989 Loma 
Prieta earthquake, which virtually decimated the City’s Central Business District.  The purpose of the 
DRP was to provide a coherent framework for public and private actions related to the rebuilding of 
downtown Santa Cruz after the earthquake and to establish policies, standards, and guidelines to direct 
the recovery process toward the rebuilding of downtown that would meet multiple community objectives.  
A small portion of the DRP area is in the coastal zone (see Exhibit 6). 

This amendment is being proposed as a result of issues that have arisen with the zoning regulations 
regarding certain uses downtown.  In particular, existing development regulations restrict bank use in the 
Pacific Avenue Retail District of the downtown area.  The rationale for this restriction was to prevent the 
creation of uninteresting storefronts as well as a lack of pedestrian activity.  However, given that most of 
the buildings that have been reconstructed along Pacific Avenue since 1989 were required to meet the 
storefront standards of the DRP, this is no longer a major issue.  In addition, the amendment provides that 

California Coastal Commission 
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new banks that occupy existing floor area along Pacific Avenue will be subject to a use permit where 
compliance with design standards and guidelines in the DRP is necessary (see Exhibit 7, pp. 1-2 for 
amendment language). 

Additionally, current downtown development regulations do not allow community and institutional 
public facilities, such as government facilities, libraries, educational facilities, churches, newspapers, etc., 
within the Cedar Street Village Corridor (CSVC) of the downtown area.  Most of these uses exist in the 
CSVC and were established prior to the 1989 earthquake.  All of these uses were either principally 
permitted or allowed with a use permit in the Community Commercial District, which was the zoning of 
the downtown area prior to 1989.  As a result of these uses being inadvertently omitted during the 
preparation of development regulations for the CSVC, these uses are now non-conforming and cannot 
expand or make certain improvements.  The proposed amendment would allow community and 
institutional public facility uses in the Cedar Street Village Corridor subject to the issuance of an 
administrative use permit (see Exhibit 7, pg. 3 for amendment language). 

The Community Design and Land Use policies of the City of Santa Cruz LCP provide for the 
development of a variety of high-density mixed residential and commercial development in the City’s 
Downtown Central Business District.  The proposed amendment provides for appropriate additional uses 
in the downtown area.  Staff recommends approval of the amendment as submitted.  

 

D. Historic Alteration Permit 
The following City of Santa Cruz LCP policies provide for the protection and rehabilitation of historic 
buildings in the City of Santa Cruz: 

Cultural Resources Policy 2.1: Protect and encourage restoration and rehabilitation of historic 
and architecturally significant buildings and landmarks. 

Cultural Resources Policy 2.3: Ensure that City administrative and review procedures effectively 
recognize and protect historic and architectural resources and coordinate preservation activities 
with local, State, and federal agencies. 

Community Design Policy 3.5: New or renovated development shall add to, not detract from 
City-identified landmarks, historic areas and buildings, and established architectural character 
worthy of preservation. 

The City of Santa Cruz is proposing to amend the certified Zoning Ordinance to: 1) expand the criteria 
for listing buildings on the City Historic Building Survey; 2) expand the criteria for review of proposed 
alterations to listed historic buildings, and; 3) review, through an administrative permit process, proposed 
alterations to accessory and non-historic buildings and features on sites with historic buildings (see 
Exhibit 8 for the full text of the amendment). 

The proposed amendments to the historic preservation zoning regulations allow for a more user-friendly 
application process.  Under the proposed amendment, administrative historic alteration permits issued by 

California Coastal Commission 
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the Zoning Administrator without a public hearing are allowed for smaller projects located to the rear of 
buildings and projects that involve alterations to a non-historic building on an historic site.  Regular 
historic alteration permits issued by the Historic Preservation Commission after a public hearing are 
required for larger projects and projects that involve alterations to the front of historic buildings.  In 
addition, the proposed amendment incorporates up-to-date historic building survey criteria and alteration 
review criteria into the LCP. 

The proposed amendments to the historic preservation ordinance encourage the preservation of historic 
buildings and enforce land-use and other regulations while maintaining the necessary flexibility to 
sustain the viability of historic buildings while effectively protecting them.  Thus, the proposed Zoning 
Ordinance amendment is consistent with the City of Santa Cruz LCP policies that provide protection for 
historic buildings. 

IV. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
The Coastal Commission’s review and development process for Local Coastal Programs and 
amendments to them has been certified by the Secretary of Resources as being the functional equivalent 
of the environmental review required by CEQA.  Therefore, local governments are not required to 
undertake environmental analysis on LCP amendments, although the Commission can and does utilize 
any environmental information that the local government has developed.  Approval of the amendments, 
as modified, will not have significant environmental effects, consistent with the California Environmental 
Quality Act. 

California Coastal Commission 






































































































